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 Report to the Planning and Zoning Commission 
Prepared by the Maricopa County Planning and Development Department 

  
 
Cases:   1.  CPA2016002 – Mesquite Solar North 
 2.  Z2016017 
 
Meeting Date:   August 4, 2016 
 
Agenda Items:  1.  4 
    2.  5 
 
Supervisor District:   4 
   
Applicant/Owner: SEP II, LLC   

 
Requests:                             1.  Comprehensive Plan Amendment (CPA) to the Old U.S. 

Highway 80 Area Plan to change the land use designation 
from Open Space to Utility.  

 
2.  Zone Change from Rural-190 to IND-2 Industrial Unit Plan of 

Development (IUPD) to allow for a solar energy facility. 
 
Site Location: Generally located at the northwest corner of Elliot Road and 

399th Avenue.  
 
Site Size:    380 Acres 
 
Density:    N/A 
 
County Island: No 
 
County Plan: Old U.S. Highway 80 Area Plan – Open Space (as approved 

through CPA200005). 
 
Municipal Plan:  N/A 
 
Municipal Comments: N/A 
          
Support/Opposition:  No known opposition or support 
 
Recommendations: 1.   Approve with conditions 
    2.   Approve with conditions 
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Project Summary: 
 
1. SEP II, LLC is requesting a CPA to change the Old U.S. Highway 80 Area Plan land use 

designation of an approximate 380 acres from Open Space to Utility. In addition, the 
applicant is requesting a Zone Change from Rural-190 to IND-2 with an Industrial Unit 
Plan of Development (IUPD) overlay. The requests are to entitle a future solar energy 
facility known as Mesquite Solar North. This would be a photovoltaic (PV) solar energy 
generation facility which would produce up to 60 MW of clean solar power. The subject 
property is located at the northwest corner of Elliot Road and 399th Avenue which is 
approximately 18 miles west of the Town of Buckeye, 10 miles south of the I-10 freeway, 
and 17 miles west of State Route 85.  

 
Figure1: Aerial of subject site and surrounding parcels 

 
 

2. The proposed facility is just north (across Elliot Road) from the existing Mesquite Solar 
energy facility which was approved under Special Use Permit (Z2009022). It should be 
noted that previous entitlement for this type of facility required a Special Use Permit per 
the Maricopa County Zoning Ordinance (MCZO). The MCZO was amended with 
TA2014006 to allow for public utility solar plants within the IND-2 zoning district (Article 
902.2.17). The subject site is also located near other generating facilities such as Palo 
Verde Nuclear Station, Arlington Valley Solar, Mesquite Generating Station, among 
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others. Private land is located adjacent to the subject facility to the north, east, and 
part of the west which has a significant portion along BLM owned lands.  

 
Figure 2: Map of subject site and surrounding land uses 

 
 
3. The CPA narrative report asserts that the proposed development meets the 

Comprehensive Plan Amendment criteria in the following manner: 
 
Whether the amendment constitutes an overall improvement to the Comprehensive 
Plan and is not solely for the good or benefit of a particular landowner or owners at a 
particular point in time.  
 
This amendment would allow for the potential future development of solar energy 
generation and energy storage facilities. Solar energy generation facilities located on 
the parcel would generate jobs, business income, and tax revenue for Maricopa 
County and Arizona. In addition, solar energy helps protect the environment by 
avoiding the production of greenhouse gases and other air emissions. Because solar 
energy is produced during bright daylight hours, when demand for electricity is at its 
highest, it helps to meet peak energy demand.  
 
Since the demand for electricity can fluctuate throughout the day, energy storage 
technology helps to meet electricity demand whenever needed. Energy storage 
facilities manage the amount of power being supplied to customers, providing a 
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continuous flow of clean energy during periods of high demand or when solar energy 
is unavailable. These facilities provide frequency regulation to maintain the balance 
between the network’s load and power generated, therefore achieving a higher 
power quality and more reliable power supply. Energy storage allows the system to 
respond effectively to disturbances and to operate more efficiently, thereby reducing 
the need for additional infrastructure while improving the stability and reliability of 
existing transmission and distribution systems.  
 
Allowing additional solar energy generation and energy storage development within 
close proximity to the existing electrical transmission system of Mesquite Solar 1 to the 
south would reduce the amount of new transmission corridors required across lands, as 
compared to sites further away. Also, since the proposed amendment area is along 
Elliot Road, there is no need to develop new roadways as compared to sites further 
from established transportation networks. Amending the Plan to accommodate 
additional renewable energy development in the area would be an overall 
improvement to the Plan, resulting in additional energy development in an area that 
already has a cluster of energy projects and infrastructure.  
 
Whether the amendment will adversely impact all or a portion of the planning area by: 
 
A. Altering acceptable land use patterns to the detriment of the plan. 
 

The proposed amendment supports and furthers the following Old U.S. Highway 
80 Area Plan Land Use Element Policies: 
 
Policy L1.3.3: Promote employment and light industrial land uses near the railroad 
tracks and power plants. 
 
The proposed amendment area is within ¼ mile of the nearest existing power 
plant use (Mesquite Solar 1 to the south) and within 3 miles of the nearest railroad 
tracks. A future solar energy development project could employ up to 500 
construction workers at peak; and the potential energy storage facility could 
contribute an additional approximately 50 workers at peak.  
 
Policy L1.3.5: Encourage adequate buffers between land uses to protect 
adjacent or affected residents from potentially incompatible uses. 
 
Solar energy generation and energy storage facilities in the proposed 
amendment area are compatible with rural land uses and would include 
vegetation along Elliot Road that would obscure views from local traffic. From 
the center of Elliot Road, the nearest solar panels would be 226 feet away. The 
proposed amendment area would include the use of fencing with slats or 
privacy fabric to provide a visual buffer between the project and adjacent 
parcels that are developed for residential use.  
 
Additionally, the following Environmental/Environmental Effects and Economic 
Development policies are supported by this amendment: 
 
Policy E1.3.1: Support and encourage local and region-wide efforts to preserve 
air quality. 
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Unlike conventional, fossil-fueled generation sources, solar energy generation 
and energy storage avoid the production of greenhouse gases and other air 
emissions.  
 
Policy E1.4.1: Support natural drainage corridors and protective buffering 
techniques along significant wash systems where new development is proposed, 
to provide flood control, preserve wildlife corridors, and protect open space. 
 
This request would not require significant changes in the natural drainage that 
flows through the site. A FEMA regulatory 100-year floodplain, Zone A, exists 
across a portion of the site. Maricopa County required flood control measures 
would be incorporated into any project design.  
 
The proposed amendment area is not currently functioning as a wildlife corridor 
as it has been historically fenced. A biological assessment was conducted in 
March 2016 in support of Zone Change Z2016017, and it concluded that no 
critical habitat would be impacted within this amendment area. As such, the 
proposed amendment would not materially change the use of this parcel for 
wildlife movement.  
 
The proposed amendment area is located in a region dominated by open 
space, sparse rural residential buildings and energy infrastructure. The current 
open space would be altered by the addition of solar generation and energy 
storage and facilities; however, the overall open space in the region and the 
County would not be significantly impacted.  
 
Policy ED1.1.1: Encourage rural type, light industrial development near Palo 
Verde and along the railroad.  
 
The proposed amendment area is currently unused and undeveloped open 
space. The solar and energy storage land uses proposed for the area are not 
expected to generate significant noise, traffic, or visual impacts, maintaining 
compatibility with rural and energy generation land uses with the Arlington 
Valley area. 

 
B. Requiring public expenditures for larger and more expensive infrastructure. 

Requiring public improvements to roads, sewer, or water systems that are 
needed to support the planned land uses. 

 
 Energy generation facilities in the proposed amendment area would not require 

public improvements to roads, sewer, or water systems, nor would they require 
public expenditures for larger and more expensive infrastructure. No 
improvements to local road infrastructure would be necessary due to the 
minimal traffic demands expected.  

 
C. Adversely impacting planned uses because of increased traffic. 
 
 A traffic analysis was prepared in February 2016. Based on the low amount of 

operational traffic, adverse traffic impacts are not anticipated.   
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D. Affecting the livability of the area or health or safety of present and future 
residents. 

 
Energy generation facilities in the proposed amendment area would not affect 
the livability of the area or the health or safety of residents. Solar energy 
generation and energy storage facilities would have minimal impact on the 
existing land uses of adjacent properties. The subject property is undeveloped 
former farmland bordered by an electrical transmission corridor to the north, with 
some rural, large residential lots to the west and east of the proposed 
amendment area. An active solar energy generation facility is located 
immediately to the south of the proposed amendment area and residents are 
aware of its presence. These residents are also aware of the nearby 
conventional energy generation units, and the nearby nuclear power plant. 
Further, solar energy generation and energy storage facilities do not produce 
greenhouse gas emissions and solar panels are not invasive to the environment. 
They do not produce noise pollution or odors that may affect the livability of the 
area or the health or safety of present and future residents.  

 
E. Adversely impacting the natural environment or scenic quality of the area in 

contradiction to the plan.  
 
 Solar energy generation facilities in the proposed amendment area would not 

result in emissions, noise, light pollution, hazardous wastes, or wastewater that 
would have significant impacts on existing air, ambient noise, dark skies, 
groundwater quality, or biological resources. The visual impacts of a solar 
generation and energy storage facility would be relatively small because of its 
low profile, and because the photovoltaic solar panels absorb light and do not 
cause glare. Solar panels heights are approximately 10 feet in height; lower than 
most other types of land development facilities. Energy storage systems are 
typically housed in shipping containers or unoccupied enclosures approximately 
15 feet in height. This request for amendment will not adversely impact the 
natural environment or scenic quality of the area.  

 
Whether the amendment is consistent with the overall intent of the Comprehensive Plan 
 
Maricopa County has a number of area land use plans that work in concert with the 
Comprehensive Plan. Based on the location of the proposed development, this 
amendment is proposed with respect to the Old U.S. Highway 80 Area Plan elements, 
and is informed by the plan’s goals, objectives, and policies in the open space, land 
use, environmental planning, circulation, water resources, growth, and cost of 
development elements. The proposed amendment is consistent with those goals, 
objectives, and policies as described in the previous sections. 
 
The proposed request is consistent with the intent of the current Comprehensive Plan 
to “promote a growing, balanced, efficient, and diversified economy, consistent with 
available resources, that enhances quality employment opportunities, improves quality 
of life and is sensitive to the natural and cultural environment.” 

 
4. Access to the site would be from a proposed 24’ (wide) driveway with ingress/egress to 

Elliot Road on the southeast side of the site. There would be an access gate further into 
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the driveway where prior to the gate a turnaround lane is provided. A monument sign 
location is shown near the entrance to the driveway on the site plan. A note on the 
plan states that the sign would be a maximum of 15’ (width) and 6’ (height) or 90 
square feet. The sign details would not be determined at this time but would have to 
meet Industrial zoning district requirements. There is also a proposed emergency 
access driveway located on the southwestern portion of the site adjacent to Elliot 
Road.  
 

5. The site plan shows a provided area near the southeast portion of the parcel where a 
future substation and battery storage might be located. There are no specific plans for 
this at this time and would be reviewed during permitting if developed.  It should be 
noted that staff had previous discussion with the applicant regarding the substation, 
where if transmission lines are provided they could be 90’ (h) where IND-2 only allows 
40’ (h) maximum. However, the transmission line height would refer to Article 1111.7 of 
the MCZO which allows for 120’ (h) for electrical transmission lines.  

 
Figure 3: Proposed Site Plan 
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6. The applicant proposes changes to the required zoning district and other Ordinance 

standards as requested through the IUPD overlay request. Below and continued on the 
next page is a chart outlining these variations from the requirements set forth in the 
MCZO. Justification by the applicant for these deviations is provided following the IUPD 
chart.  
 

IND-2 IUPD Zoning District Standards 

Development Standards IND-2 Base IND-2 IUPD (Z2016017) 

Front Yard Setback 

25’(two intersecting 
streets); 
20’(major street/section 
line/highway); 
15’(collector/mid-
section line) 

0’ 

Side Yard Setback 

10’ (corner lot adjacent 
to rural zoning) 
5’ (adjacent to rural 
zoning) 
3’ (if a side yard is 
otherwise provided) 

0’ 

Rear Yard Setback 25’(adjacent to rural 
zoning district) 0’  

Setbacks for Major Streets, 
Section Line Roads, and 
Highways 

75’ (both sides of 
centerline where 
service roads are 
required); 
55’ (where service 
roads are not required) 

25’ for 395th Ave.; 
0’ for 403rd Ave.; 
25’ for Dobbins Rd.;  
no service roads 
required for Elliot Rd. 

Setbacks for Mid-Section Line 
Roads 

40’ (both sides of 
centerline) 

0’ for 399th Ave.; 
no new interior roads 
along Mid-Section lines 
required within the 
subject parcel. 

Setbacks for Local Streets 25’ (both sides of 
centerline) 0’ for Piedmont Rd. 

Lot Coverage 60% 60% (not to include 
solar panels) 

Minimum Lot Area 6,000 sq. ft. 6,000 sq. ft. 
Minimum Lot Width 60’ 60’ 
Maximum Height 40’ 40’ 

Uses Within Enclosed Building 

Article 902.9.1 under 
IND-2: “All uses except 
for parking, loading, 
unloading or storage 
shall be conducted 
within a completely 
enclosed building.” 

Waive requirement 
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IND-2 IUPD Zoning District Standards (Continued) 

Screening 

6’ (height) solid wall 
required alongside and 
rear property lines 
abutting rural or 
residential zoning 
districts. Outdoor use 
requires view obscuring 
material. 

Minimum 6’ (h) chain 
link fencing (with 1’ 
additional barbwire (not 
concertina, razor, or 
electrical wire) would 
be installed. Slats or 
fabric would be 
provided along the west 
where private property 
is located with existing 
residences and when/if 
future development on 
adjacent parcels occur. 
 

Parking Requirements 
Varies (no structure 
information provided at 
this time) 

0 Spaces provided 

Loading and Unloading 
1 space/10,000 sq.ft. of 
floor area or a fraction 
thereof. 

0 Spaces provided 

Site Visibility Triangles 
Required for corner lots 
and screening (max. 2’ 
height) within said SVT’s  

Waive requirements for 
corners (403rd & 
Dobbins, 403rd & Elliot, 
395th & Piedmont, and 
399th & Piedmont) 

 
There are numerous section/mid-section line roads along the boundaries of the subject 
parcel (provided on site plan) which the applicant is requesting a 0’ setback requirement. 
This would allow maximizing use of solar panel arrays as the site would still require 
screening and provided landscape buffers. The screening would be requested to be 
chain link fencing (minimum 6’ height) with a 1’ barbwire attached. The applicant is 
proposing to include view obscuring material (slats or fabric on the fence between the 
existing residences to the west of the subject site and any future development parcels 
adjacent to the site. Parking and loading/un-loading areas are also being asked to be 
waived as there are no occupied structures anticipated for the facility. Lastly, Site Visibility 
Triangle and height for screening requirements are requested to be waived. The proposed 
driveways would include the SVT requirements where there is no need to enforce on other 
areas where access is not proposed.  

 
Existing On-Site and Adjacent Zoning / Land Use: 
 
7. On-site:       Rural-190 / Vacant 

   North:  Rural-190 / Vacant and transmission lines 
   East:  Rural-190/ Vacant  
   South:  Arterial then Rural-190 (SUP)/ Elliot Road then Mesquite Solar energy facility  
               West:  Rural-190 / Single-Family Residences (Horseshoe Trails subdivision) & BLM 

vacant land 
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Utilities and Services: 
 
8. Water:  Private wells 

Wastewater:  On-site septic systems 
School District: Arlington #47/Buckeye Union 
Fire:   Buckeye Valley Fire District 
Police:  Maricopa County Sheriff’s Office 

 
Adopted Plan:  
 
9. Old U.S. Highway 80 Area Plan – Open Space (as approved through CPA200005). 

 
Public Participation Summary:  
 
10. The applicant complied with the Maricopa County Citizen Review Process with the 

required posting of the site and notification by first class mail to adjacent property owners 
within at least 300’ of the subject parcel and interested parties. The applicant did not 
receive opposition to the proposal during the public participation process. Staff received 
no calls or letters of opposition/support as of the writing of this staff report. Lastly, the 
applicant provided staff with a “Citizen Participation Results Report” which explains that 
all requirements were met. There were several meetings held to discuss the project with 
the community and other agencies and stakeholders. The community open house was 
held on April 18, 2016 where concerns were outlined in the report with explanation of the 
applicant’s responses.  

 
Outstanding Concerns from Reviewing Agencies:   
 
11. N/A 

 
Staff Analysis:  
 
12. Staff believes that the proposal provides justification for the requested CPA and Zone 

Change for the subject site. Solar generation facilities are an important land use in 
Maricopa County to provide sustainable energy for the region and other areas while 
providing jobs and revenue as well. The currently approved land use designation of 
‘Open Space’ was approved with CPA200005 for groundwater rights needed to 
provide cooling water for the Mesquite Generating Station along with several other 
parcels in the area which effectively became “water properties”. The CPA was 
amended in 2013 under CPA2013004 to bifurcate the Comprehensive Land 
Management Plan and create separate land management plans for the generating 
station and the water property. The applicant has provided justification in the narrative 
report stating the change of use is consistent with the previously approved cases and 
the Old U.S. Highway 80 Area Plan policies and goals. The land use proposed is 
consistent with the surrounding area which includes many other generation facilities in 
an otherwise remote area.  
 

13. The requested IUPD variations offer relief from required standards for the specific land 
use (solar energy facility) which needs these changes to make the development work 
for the site and would limit the land use to the solar facility requested. The adequate 
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screening provided with fencing (including view obscuring material adjacent to 
developed parcels) and landscape would also provide a security feature for the site. 
The solar panels as part of the solar field are mentioned to range from 7’-10’ (height) 
depending on the carrier where screening and buffers would be adequate to block 
most views of the facility. There would be the ability to include energy storage systems, 
electrical collection systems, onsite substation, and electrical lines to connect to the 
existing Mesquite Solar 1 facility if needed. There is no need for parking spaces or 
loading as the project anticipates utilizing the space within the existing Mesquite Solar 
1 facility directly across Elliot Road. Only periodic maintenance of the facility would be 
needed. All other future proposed structures/building would be unmanned other than 
for maintenance.  

 
14. Water would only be used for cleaning of the solar panels and controlling dust along 

the drive paths. Otherwise water is not needed for production of electricity. Per 
Maricopa County Department of Emergency Management (MCDEM) comments, the 
applicant has provided information that they will establish emergency evacuation 
plans for the site since it is within the Palo Verde Nuclear Generating Station. Water 
would be provided by private wells and wastewater through private septic systems. 
Fire protection services would be provided through the Buckeye Valley Fire District and 
a ‘will serve’ letter would be required once construction plans are submitted for 
review.  

 
15. The applicant provided separate documentation to the narrative report which includes 

different and specific emergency response procedures (fire, earthquake, security, etc.), 
site traffic details, a Biological Site Assessment, Preliminary Spill Prevention Control and 
Countermeasure Plan for Construction, and Waste Disposal Plan which are summarized in 
the narrative report. These documents will not be included as attachments to the report 
but would be available in the case file if needed.  

 
16. As mentioned previously, staff received a memo from the MCDEM (attached) where 

there were no proposed conditions of approval but recommends that the applicant 
review the requirements for hazardous waste, obtaining a ‘will serve’ letter from the fire 
department, and being within the vicinity of the Palo Verde Nuclear Generating Station. 
Lastly, staff received an email from the Maricopa County Sheriff’s Office stating no 
objections to the requests.  

 
Recommendations: (two motions - CPA2016002 & Z2016017)  
 
17. For reasons outlined in this report, staff recommends the Commission motion for Approval 

with conditions ‘a’ –‘c’ of CPA2016002. 
 
Provided the following conditions are met: 

 
a. Development of the site shall be in conformance with the Narrative Report 

entitled “Mesquite Solar North Energy Project”, consisting of15 pages including 
the land use exhibit, dated stamped received June 9, 2016, except as modified 
by the following conditions. 
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b. If the Board reverts the zoning back to Rural-190, this land use plan shall be 
considered for amendment to change the land use designation back to Open 
Space. 

 
c. The granting of this change in use of the property has been at the request of the 

applicant, with the consent of the landowner. The granting of this approval 
allows the property owner to enjoy uses in excess of those permitted by the land 
use existing on the date of application, subject to conditions. In the event of the 
failure to comply with any condition of approval, the property shall change to 
the land use designation that existed on the date of application. It is, therefore, 
stipulated and agreed that such change due to the failure to comply with any 
conditions does not reduce any rights that existed on the date of application to 
use, divide, sell or possess the property and that there would be no diminution in 
value of the property from the value it held on the date of application due to 
such change. 

 
18. For reasons outlined in this report, staff recommends the Commission motion for Approval 

with conditions ‘a’ – ‘k’ of Z2016017. 
 

Provided the following conditions are met: 
 

a. Development of the site shall be in conformance with the Site Plan entitled, 
“Mesquite Solar North”, consisting of 9 full-size sheets, stamped received June 10 
2016 except as modified by the following conditions. 

 
b. Development of the site shall be in conformance with the Narrative Report 

entitled “Mesquite Solar North Project Narrative Report”, consisting of 50 pages 
stamped received June 10, 2016, except as modified by the following conditions. 

 
c. There shall be a minimum 6’ (h) chain link fence around the site where slats/fabic 

would be provided along existing development along the private property 
parcels to the west. If further development of the surrounding parcels are to 
occur in the future, slats/fabric will need to be provided along the perimeters of 
these parcels. 

 
d. The applicant/property owner shall submit a ‘will serve’ letter from The Buckeye 

Valley Fire District for fire protection services for the project site. A copy of the 
‘will serve’ letter shall be required as part of the initial construction permit 
submittal. 

 
e. The following IND-2 IUPD standards shall apply: 
 
 1.  Front Yard Setback – 0’ 
 2. Side Yard Setback – 0’ 
 3. Rear Yard Setback – 0’ 
            4. Setbacks for Major Streets, Section Line Roads, and Highways – 25’ for 

395th Ave., 0’ for 403rd Ave., 25’ for Dobbins Rd. No service roads required 
for Elliot Rd. 

            5. Setbacks for Mid-Section Line Roads – 0’ for 399th Ave. No new interior 
roads along Mid-Section lines required within subject parcel 
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7. Setbacks for Local Streets – 0’ for Piedmont Rd. 
 8. Lot Coverage – 60% (not to include solar panels) 
 9. Industrial Uses within an enclosed building – waive requirement 
 10. Screening – Minimum 6’ (h) chain link fence (with 1’ height barb wire) 
 11. Parking – 0 spaces provided 
 12. Loading/un-loading – 0 spaces provided 
            13. Site Visibility Triangles – waive corner lot and screening restrictions within 

these SVT requirements (403rd & Dobbins, 403rd & Elliot, 395th & Piedmont, 
and 399th & Piedmont) 

 
f. The following MCDOT conditions shall apply: 
 

1. Major construction deliveries shall be avoided during shift changes at the 
Palo Verde Nuclear Plant.  

 
2. Reservation of right-of-way along the following roadway alignments shall 

be maintained: 
 
 Dobbins Road: 25 feet (south side); 
 395th Avenue: 25 feet (west side) 
 
3. “Emergency Access Only” signage shall be provided on the gate at the 

western site access along Elliot Road will require a permit from MCDOT.  
 
4.  Any work within the right-of-way of Elliot Road will require a permit from 

MCDOT. 
 
 g. The following Drainage conditions shall apply: 
 

1. The Drainage Waiver submitted under application DRB2016001 must be 
approved. 

 
2. All retention basins must drain within 36 hours.  
 
3. Detailed Grading and Drainage Plans showing the new site improvements 

must be submitted for the acquisition of building permits.  
  
 h. The following Flood Control District conditions shall apply: 
 

1. A Floodplain Use Permit will be required concurrent with the required 
building permit(s) for the site. 

 
2. Pads for inverters and energy storage devices within the Zone A 

Floodplain must be elevated to the regulatory flood elevation. 
 
3. Slats in perimeter chain link fencing within the Zone A Floodplain shall be 

elevated to the base flood elevation, 
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4. All development and engineering design shall be in conformance with 
the most current version of the Floodplain Use Regulations for Maricopa 
County. 

 
i. Noncompliance with any Maricopa County Regulation shall be grounds for 

initiating a revocation of this Zone Change as set forth in the Maricopa County 
Zoning Ordinance. 

 
j. The property owner/s and their successor waive claim for diminution in value if 

the County takes action to rescind approval due to noncompliance with 
conditions. 

 
k. The granting of this change in use of the property has been at the request of the 

applicant, with the consent of the landowner.  The granting of this approval 
allows the property to enjoy uses in excess of those permitted by the zoning 
existing on the date of application, subject to conditions.  In the event of the 
failure to comply with any condition, the property shall revert to the zoning that 
existed on the date of application.  It is, therefore, stipulated and agreed that 
either revocation due to the failure to comply with any conditions, does not 
reduce any rights that existed on the date of application to use, divide, sell or 
possess the property and that there would be no diminution in value of the 
property from the value it held on the date of application due to such 
revocation of the Zone Change. The Zone Change enhances the value of the 
property above its value as of the date the Zone Change is granted and 
reverting to the prior zoning results in the same value of the property as if the 
Zone Change had never been granted. 

 
 
 
Presented by:  Ray Banker, Planner 
Reviewed by:  Matt Holm, AICP, Planning Supervisor  
 
Attachments:   Case maps (2 pages) 

Vicinity maps (2 pages) 
CPA Narrative Report w/land use exhibit (15 pages) 
Zone Change Narrative report executive summary (8 pages)  
Zone Change Site Plan (8 1/2” X 11” reduction, 9 pages) 
Engineering Review comments (3 pages) 
MCESD comments (2 pages)  
MCSO email (1 page) 
MCDEM memo (2 pages) 
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